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CITY OF WEST DES MOINES 
DEVELOPMENT AND PLANNING 

CITY COUNCIL SUBCOMMITTEE MEETING 
City Hall Training Room 

 
Thursday, April 27, 2017 

Attending: 
Council Member John Mickelson 
Council Member Jim Sandager 
City Manager Tom Hadden 
Planner Kara Tragesser  
 

Development Director Lynne Twedt 
Principal Engineer Ben McAlister 
Communications Specialist Lucinda Stephenson 
 

  
Guests: 
Item #1 – Hardware Stores in Neighborhood Commercial & 

5003 EP True Parkway 
Riley Hogan – CBRE Hubbell 
Forrest Ridgway – Bike World  
          

 

The meeting of the Development and Planning City Council Subcommittee was called to order at 7:30 a.m. 

1. Allowing Hardware Stores in Neighborhood Commercial & 5003 EP True Parkway 

Development Director Twedt stated the old Dahl’s property has been purchased and there is interest from a 
potential hardware store tenant in leasing retail space. Currently the area is zoned neighborhood commercial 
and hardware stores are not an allowed use in neighborhood commercial zoning. The biggest concern the City 
has with hardware stores in Neighborhood Commercial is the outside areas getting too large and visually 
cluttered. 

Council Member Mickelson stated if we are concerned with the size and amount of outdoor clutter, could we 
limit the allowable square footage still allowing the use. 

Ms. Twedt responded that is the direction staff is headed.  She expressed some apprehension due to the outside 
component, but generally support it due to the convenience of being closer to homes.  If the City wants to allow 
the use, staff would like to limit the retail store size as well as the outside display area. Staff is currently thinking 
a 15-20,000 square foot store with 15-20% of whatever the stores square footage is allowed for outside 
sales/display. Staff would also require the bulk materials be stored in an enclosure behind a fence type of 
element. 

Council Member Sandager felt the location would be great and discussed the options Mr. Ridgway provided 
for the site.  Of the options, Mr. Sandager preferred the restaurant which allowed people to stop from the bike 
trail creating a lot of synergy possibilities. He indicated he was a little hesitant to change hardware stores to be 
allowed in neighborhood commercial because the entire zoning across the City would be changed. 

He gave the example of Lowe’s, which is regional commercially zoned, approaching Council Members 
requesting to display items in front of their store.  Due to the success, they asked to be allowed to place more 
items in front of the store. Mr. Sandager stated the City doesn’t want to inhibit business. His hesitancy is if we 
restrict the availability for outside displays for a hardware store in neighborhood commercial in the future a 
hardware store could say it is unfair that bigger home improvement stores are allowed to but they can’t, making 
it hard for them to compete. By allowing that we are getting away from what we tried to avoid in the beginning 
which is to restrict the visual clutter in a neighborhood commercial area. 

Mr. Ridgway, Bike World, 5003 EP True Parkway, pointed out that the Dahl’s store was zoned the way it is 
because it was going to be a grocery store but if you go across the street both to the east and south it is zoned 
for a hardware store and one is there now. 

Director Twedt clarified that the hardware store is a part of a PUD and the use was specifically written into the 
PUD.  It is neighborhood commercial, however, since the time that the PUD was established, staff has decided 
PUD’s are not meant to allow uses that are otherwise not allowed by city code in a particular district.   
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Council Member Sandager stated the PUD allowed us to circumvent the zoning which is what we do not want 
to do. It is there now and more or less grandfathered in, but if the hardware store moved out, there would need 
to be discussion if the City would allow a hardware store to go back in. 

Director Twedt stated by current code we would not.  

Council Member Sandager asked the developer if he would provide some background on the property and 
explain his request. He also asked if Kum & Go restricted any uses when they sold the lot, specifically restricting 
restaurants. 

Mr. Ridgway stated there are a list of restrictions, they could not have a liquor or tobacco store but a restaurant 
would be fine.  They have had a lot of interest from restaurants because people like the trail and the synergy of 
Bike World, the trail, and a restaurant business. His concern is a restaurant doesn’t use a lot of square footage 
and it is a large building.  They are looking for somebody that would take up more space than a 3-4,000 square 
foot restaurant, which is when the hardware store idea arose. 

He discussed the layout of the building and parking issues. The south end of the building is awkward because 
it is tucked behind the Kum & Go store and parking is further away. There is a lot of parking on the north side 
of the building, but it doesn’t really have an entrance. He discussed some options of putting in a north entrance.  
A proposed layout would be having a gym of 8,000 square feet in back of the 3-4,000 square foot restaurant. 
This layout would use the dead space parking area on the north side of the building that nobody otherwise would 
want to walk from. 

Council Member Sandager asked if they would then cut in a north entrance.  

Mr. Ridgway stated there are actually two existing entrances on the north side but they would have to work 
through code to construct ramps and steps because the entrances are 5 feet off the ground. 

He is looking at this project from two perspectives; a real estate investment and a retail business investment. 
He would like the right tenant that works for his business, but also the right tenant that makes the building work.  
Mr. Ridgway indicated he is trying to use as much space in the back for a warehouse to try to mitigate some of 
the parking issues. If he could get the right restaurant or gym user that would be great, however he is on a time 
crunch with the hardware store if they are going to lease space. 

Riley Hogan, CBRE Hubbell, has been working with Mr. Ridgway since he purchased the building. He stated 
from a restaurant perspective it gets a little tricky because of the group that is purchasing the former Kum & Go 
across the street.   

Director Twedt informed committee members that group is coming in for a Pre-Application meeting next week. 
There are parking issues with the site so a restaurant may not work there. 

Council Member Sandager inquired as to the current patio size for ACE Hardware Store. 

Ms. Twedt stated it is about 5,000 square feet located to the west of the store. 

Mr. Sandager wanted to know if the patio would be close to the same size and where the display area would be 
located. 

Mr. Ridgway responded the patio would be similar to its current size and located on the north side of the building 
towards the trail. 

Mr. Hogan pointed out it would be easier to get in and out of the business when compared to its current location. 

Director Twedt further discussed the parking noting that currently there are approximately 150 spots available. 
The hardware store option, by city code would need 190 parking spots. The restaurant/fitness center option 
would require about 200 parking spots and a restaurant/medical office requires 195.  That makes the site 40-50 
spots short of code. If we put a hardware store in that is going to use the outside area for displays and take away 
parking stalls, we could be another 20-30 spots short in addition to the 40-50.  Director Twedt went on to 
indicate that Mr. Hogan and Mr. Ridgway provided staff with information on parking for both Bike World and 
the hardware store based on the number of customers on any given day. For Bike World, parking ranged from 
35-70 depending on the day, with weekends a little bit higher. This works because the medical office will 
typically be closed on weekends. The store averaged about 9 customers an hour. Parking for Mr. Ridgway’s 
retail component per code requirements is 45 stalls. The hardware store averages about 150 customers a day 
and on average 19 customers an hour. What code requires versus what they might actual need are not the same.  
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Staff has some concerns but noted market will solve some of the problems as a lot of people won’t lease a place 
if there is no parking for them to even look at the space.  

Staff noted that they looked at some other communities to see where they were at with parking.  Director Twedt 
stated we are one of the only cities that use our SIC codes to determine parking so it is specific to the user, 
whereas most City’s parking is just retail in general or warehousing in general.  She noted that a few cities were 
within 15 stalls between what is required versus available in this site. 

Council Member Mickelson wanted to know if there was anywhere else on the site that the hardware store could 
go and not use up parking with their outdoor displays. 

Mr. Ridgway stated the other option would be to use the area where the grass begins for displays. 

Ms. Twedt stated we start running into flood plain areas and what can be stored in the flood plain as there are 
regulations the City must abide by. 

Council Member Sandager asked about the loading dock area on the west side of the building and if that area 
could be used for outdoor displays. 

Mr. Ridgway responded they could and store display items back there as well, but it wasn’t conducive for 
customers. 

Mr. Ridgway showed, hypothetically how the different businesses would be laid out if a hardware store was 
one of the tenants. He showed the hardware store having a space in the back near a retaining wall for storage of 
materials. He stated he didn’t want it to look cluttered either and there will be a lot of shielding from the trail. 
He felt it would look better at this location than its current location.  

Director Twedt pointed out with everything being pushed to the back we would need to watch the views from 
E.P. True Parkway.  Staff would like overstock items in an enclosure so it is more controlled.  

Mr. Ridgway stated the reality of the parking issue is that on a really busy day there are 25-30 cars including 
employees. He continued, that would be the max load at any one point in time. The hardware store was less 
than 20 cars. 50-60 cars at any one point in time would be the maximum between the two tenants. The medical 
office maximum would be 20. Currently there is enough parking for what they are envisioning and leases would 
be long term, meaning it would be well over a decade before any changes would occur. 

Council Member Mickelson stated the City would not be able to address parking at that time; any parking issues 
would have to be addressed now. 

Director Twedt stated an option is to put a PUD in place and classify all uses as Permitted Conditional (PC) 
uses which would give the Board of Adjustment the authority to say at that time the applicant doesn’t have 
ample parking. The concern with this approach being Mr. Ridgway, who owns the building, approaching 
Council to say he can’t lease the building because the City keeps denying requests due to parking. 

Mr. Ridgway stated that he wants to figure out what works for the City, what works for the building and what 
works for the tenants in the building. 

Council Member Mickelson said he was okay with allowing hardware stores in neighborhood commercial. He 
stated we are already tight on parking but it appears we can get there based upon times and numbers; however 
if the hardware store wants to take up parking with their outdoor storage and displays we are compounding the 
problem.   

Mr. Ridgway suggested the solution of limiting the maximum number of spaces that can be used for outdoor 
storage. He stated he would be comfortable looking at that approach making sure it works for the hardware 
store.  Mr. Ridgway wants the tenant to be successful in West Des Moines in that building or it doesn’t work 
for anybody. He was okay with the City placing a restriction and allowing the hardware store to agree or disagree 
with the restriction. 

Council Member Sandager stated he appreciated Mr. Ridgway purchasing the property because he is bringing 
a reasonable request to members. 

Mr. Ridgway stated he has had some interesting projects but he would like to land on a decision so they can 
move forward. 

City Manager, Tom Hadden stated it would work if they were able to do a PUD. We are over parked in a lot of 
areas if you look at what the use is and timing. 
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Director Twedt clarified, we are looking at a zoning change to allow hardware stores in neighborhood 
commercial with limitations. We would also put the site into a PUD so that parking can be controlled and the 
number of parking spots required identified. If we take parking per code Mr. Ridgway would never be able to 
get there.  

Mr. Sandager asked about the impact from changing the zoning as far as other neighborhood commercial areas. 

Ms. Twedt responded there are not many areas in West Des Moines that are straight zoned neighborhood 
commercial and didn’t see it being an issue because the areas that are zoned neighborhood commercial are 
smaller and tighter sites, naturally preventing some of these uses.   

Mr. Sandager asked Mr. Ridgway what his plans would be if members chose not to allow hardware stores in 
neighborhood commercial.  

Mr. Ridgway stated if members told him there is no way a hardware store would be allowed there then he would 
pursue a 3-4,000 square foot restaurant in the front, with a fitness user in the back. The north entrance and north 
parking lot would be used more effectively in this case.  

Mr. Ridgway noted that he liked parts of the restaurant/fitness idea because of the synergy of it on the trail. The 
concern is the small space, a large restaurant is approximately 5,000 square feet, which is not taking up a lot of 
space. If a gym were located behind the restaurant and the gym decided they need more frontage, it would leave 
with 8-12,000 square feet that would be tougher to get rid of.  

Council Member Sandager asked if there were viable users for the fitness option. 

Mr. Hogan stated you see a lot of trends with fitness, fitness clubs and restaurants; they come and go so often.  
He mentioned the dollar cost between grease traps and meeting code being several hundred thousand dollars 
and the tenant could potentially vacate in the middle of the night. 

Mr. Sandager inquired if the building had a grease interceptor. Mr. Ridgway stated it does. Mr. Sandager felt 
that was a huge advantage and they should try and capitalize on that. 

Mr. Ridgway felt the hardware store was a safer bet because they have been around for a while and are 
successful. He was willing to pursue the other options if they needed to. 

Mr. Sandager pointed out the superficial synergy that appears with the fitness center but when you get to the 
viability and sustainability, which is most important, he could be looking at a lot of turnover.  He referenced a 
fitness business that he once frequented that could not sustain and had to consolidate to one location. 

Council Member Mickelson stated he would be in favor of taking into consideration the fact that there are 
different users at different times of the day and coming up with a number that would either work for a hardware 
store or it wouldn’t. He was in favor of utilizing the PUD to relax the standards to accommodate. 

Council Member Sandager stated he was slower to get there but he would also be supportive. 

Mr. Mickelson stated synergistically from the retail side he felt the restaurant would be more beneficial. 

Mr. Ridgway stated there are more dollars tied up in the building.  

Mr. Mickelson stated that the extra funds that he would get from the bar/restaurant traffic could offset what he 
might lose on the real estate side.  

Mr. Ridgway stated when you look at these restaurants and the costs for a buildout of a small square footage, it 
is tougher to get the investment back because you can only charge so many dollars for 4,000 square feet. 

He wants the building to look nice with a look similar to REI instead of a refurbished Dahl’s and balance the 
cost. He mentioned getting rid of a lot of the green that is currently on the exterior of the building and showed 
architectural renderings to that affect. He felt it would be a huge asset to the community and a good tax base for 
the City. He reiterated that he wants everyone to do well, however it is an awkward building and it will take a 
compromise to make it work or it will look like a Dahl’s building with storage inside. 

Director Twedt stated staff will notice the code change on Monday and it will go to the Plan and Zoning 
Commission on Monday, May 8, 2017 followed by City Council on Monday May 15, 2017. 

Council Member Sandager asked Mr. Ridgway if he felt the stability with a hardware store would make it more 
feasible to accomplish the architectural changes to the exterior of the building than other uses. 
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Mr. Ridgway stated if they did a restaurant in the front with a smaller gym in the back that user in the back 
would not be paying a lot for square footage. Right now there is a lot of green in the front and he went over 
some options to get rid of the green and add brick, taupe or brown to tie in the colors from the Kum & Go.   

Direction: Council Members were supportive of allowing hardware stores in neighborhood commercial and 
placing language in the PUD to address parking concerns. 

2. Morningstar Marketing Trailer 

Director Twedt stated Morningstar has contacted staff about utilizing a marketing trailer while they are under 
construction. She pointed out where the property is located and stated they would be putting in gravel parking 
for the trailer. It would be in this location until January or February of 2018. Due to a tight time frame, Staff 
would like to approve the minor modification with conditions that they remove the trailer prior to occupancy 
of the building and restore the site. She mentioned they also requested being allowed to park on the grass. 

Council Member Mickelson clarified this would be a double wide trailer with people coming in and out 
compared to a contractor parking a semi-trailer on the site for a year with their name on it for advertising. 

Director Twedt stated that is correct the trailer would be used as their sales trailer. 

Direction: Council Members were supportive of allowing Morningstar to park a marketing trailer on the site 
and put in gravel parking. Council Members were not supportive of parking on the grass. 

 
 
The meeting adjourned at 8:24 a.m.  The next regularly scheduled Development and Planning City Council 
Subcommittee is May 1, 2017. 

                                                                        
 

  
Lynne Twedt, Development Services Director 
 
 

      __________________________________  
      Juanita Greer, Recording Secretary  


